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3.6 Future Land Use Recommendations   
 
The recommended future use of land in the County is designated in Figure 3.6, the Future Land 
Use Map.  The type of development that is recommended in each land use designation, as 
depicted in the map, is described in detail in this section. 
 
Urban Services Area  
Urban Services Areas (USAs) are areas designated within the County where more compact 
development patterns are recommended.  Provision of government and community services and 
facilities will be focused in these areas.  Such services will  include public sewer and water 
utilities, location of schools and other public and community buildings as well as provision of 
transit services.  Improvements to the utility system, road networks, pedestrian 
accommodations, street lights and community facilities may be required to support the land 
development in these areas.  The area will be comprised of the following land use designations:   
¶ Planning Areas,  
¶ Suburban Areas,  
¶ Business and Industry Areas, and   
¶ Redevelopment Areas. 
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Planning Areas 
Planning Areas highlight the locations where a significant amount of new development and 
redevelopment (both commercial and residential) is expected to occur.  This is where much of 
ÔÈÅ #ÏÕÎÔÙȭÓ ÉÎÆÒÁÓÔÒÕÃÔÕÒÅ ÁÎÄ ÏÔÈÅÒ ÐÕÂÌÉÃ ÆÁÃÉÌÉÔÙ ÐÌÁÎÎÉÎÇ ÓÈÏÕÌÄ ÂÅ ÆÏÃÕÓÅÄȢ  The 
terminology identifying these planning efforts include:  Targeted Growth Areas (TGAs); and 
Economic Development Priority Focus Areas (PFAs). PFAs include Redevelopment Areas 
(RDAs). Several TGAs and PFAs (including RDAs) overlap or coincide with each other. 
 
Planning Area Layers: 

Targeted Growth Area s (TGAs):  TGAs emphasize where approximately 50 percent of the 
#ÏÕÎÔÙȭÓ ÆÕÔÕÒÅ ÒÅÓÉÄÅÎÔÉÁÌ ÇÒÏ×ÔÈ ÉÓ ÒÅÃÏÍÍÅÎÄÅÄȢ ! ÍÉØ ÏÆ ÃÏÍÍÅÒÃÉÁÌ ÌÁÎÄ ÕÓÅÓ ÁÒÅ 
supported in these locations. 

Economic Development Priority Focus Areas (PFAs):  PFAs, including RDAs, emphasize 
where business development is encouraged, as identified in the Economic Development 
Strategic Plan. 

 
The following lists the Planning Area place names and the planning layer(s) that apply to that 
place.  
 
     TGA  PFA  RDA                      
Courthouse    X  X  X 
Central Stafford Business Area  X  X 
Warrenton Road   X  X  X 
Leeland Station   X 
Brooke Station    X 
"ÏÓ×ÅÌÌȭÓ #ÏÒÎÅÒ     X  X 
Aquia Town Center     X 
The Marina District     X 
Potomac Landing     X 
Historic Falmouth Village    X  X 
Rappahannock Recreation    X 
Old Banks Recreation     X 
Widewater State Park     X 
 
The Plan describes these Planning Areas in further detail, the elements that make up each 
Planning Area, and land use recommendations and concept plans. 
 
The next sections describe the TGAs and RDAs in more detail, prior to the description of each 
Planning Area. 
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Targeted Growth Areas   
Targeted Growth Areas (TGAs) are areas of the County where a potential concentrated urban or 
higher density suburban development pattern is most appropriate.  These areas will  support a 
more intense, pedestrian and transit oriented form of development, located in close proximity to 
primary road networks, transportation hubs, and along the rail corridor.  The land use 
recommendations in the TGAs are consistent with Section 15.2-2223.1 of the Code of Virginia 
pertaining to Urban Development Areas.   
 
Areas with a more urban form of development will  allow residents to work, live, shop and play 
within a relatively small area without fully relying on the automobile.  Focus should be on the 
form of development, incorporating principles of traditional neighborhood design, including, but 
not limited to, (i) pedestrian-friendly road design, (ii) interconnection of new local streets with 
existing local streets and roads, (iii) connectivity of road and pedestrian networks, (iv) 
preservation of natural areas, (v) and mixed-use neighborhoods.  Various types of dwellings, 
community uses and business activities may locate within the same block or within a single 
building.  Town centers may include a mix of retail commercial enterprises on the first floor with 
residential or office condominium units located on the second and higher level floors as a 
preferred development pattern in order to ensure that residents have the ability to shop and 
work w ithin walking distance of where they live. 
 
The suburban form of development should provide the same benefits as an urban development, 
but will have an appearance and form similar to the established suburban communities.   
 
Residential Density Requirements 
A goal of the TGAs is to accommodate 50 percent of the projected population growth over the 
next 20 years between 2016 and 2036.  This requires the creation of one or more TGAs within 
the Comprehensive Plan that provide for the construction of approximately 10,420 new 
residential units.  This should support half of the projected 58,143 person population growth 
and 20,840 dwelling units over the 20 year planning horizon.  This estimate is derived by County 
staff estimates of future growth trends based on the most recent population estimates and past 
building permit trends.  The total population growth projected between 2016 and 2036 was 
derived by multiplying the number of dwelling units by the average persons per household of 
2.79 (staff estimate of future household size).  
 
The Plan recommends that 9,820 dwelling units be distributed across the five (5) designated 
TGAs.  Each TGA describes the desired number and types of dwelling units.  The Plan 
recommends a maximum dwelling unit figure by unit-type or the maximum commercial square 
footage for an individual TGA.  
 
Target densities for development within the TGAs include 12.0 condominiums or apartments, 
6.0 townhouses, or 4.0 single-family homes per acre where residential development occurs and 
a minimum density of 0.4 FAR where commercial development occurs.  To provide flexibility 
and allow for variations in individual projects, zoning district standards created for TGAs should 
incorporate the following density ranges: 
 
¶ 3 to 6 dwelling units per acre for single-family detached homes,  
¶ 5 to 8 dwelling units per acre for townhomes,  
¶ 11 to 14 dwelling units per acre for condominiums or apartments, and  
¶ 0.4 to 1.0 floor area ratio for commercial development 
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A variety of single-family detached units are supported in these areas.  To achieve these higher 
densities, smaller lot sizes than typically found are encouraged, particularly when located in 
mixed-use areas and in close proximity to multi-modal transportation. 
 
Locations 
In order to encourage smart growth, and reduce the impact of unintended and negative impacts 
upon I-95 and commute times for Stafford residents, Stafford County has included six (6) TGAs 
within the comprehensive plan.  TGAs provide for concentrated areas of development rather 
than distributing future development across the Urban Services Area and Agricultural/Rural 
areas. The TGAs have been located to minimize encroachment concerns with Marine Corps Base 
Quantico and the Stafford Regional Airport. 
 
TABLE 3.3 TGA Development Summary  
 

  
Targeted Growth Area  

Residential (dwelling units)  Commercial  

Single 
Family  Townhouse  

Multi -
family  Total  

(total square 
feet)  

1 Courthouse 
                       
1,500  

                      
750  

                   
1,500  

               
3,750  5,000,000 

2 Central Stafford 
                          
550  

                      
200  

                   
1,000  

               
1,750  12,075,000 

3 Warrenton Road 
                       
1,000  800 

                   
1,500  

               
3,300  4,750,000 

4 Leeland Station 
                          
240  

                      
180  

                      
360  

                   
780  123,660 

5 Brooke Station 
                          
240  

                          
-    

                           
-    

                   
240  40,000 

  Total  
                       
3,530  

                  
1,930  

                   
4,360  

            
9,820  21,988,660 

       

 
Two of the TGAs (Courthouse and Warrenton Road) correspond with portions of existing 
Stafford Redevelopment Areas encompassing 7,050 dwelling units.  These TGAs should follow 
the same model as that which is envisioned within the redevelopment plans with specific 
standards and features to enhance quality of life and reduce environmental impacts.   
 
Two of the TGAs (Leeland Town Station and Brooke Station), encompassing 1,020 of the 
required dwelling units, are located at existing rail stations.  In order to reduce the impact of 
those who commute but choose not to take rail, the Comprehensive Plan provides for the 
construction of 3,200 new commuter parking spaces at three new locations and one existing 
location serving the TGAs.  
 
Transfer of Development Rights 
Furthermore, up to an estimated 1,490 dwelling units could be made possible by the transfer of 
development rights from properties outside the TGAs as part of the TDR Program.  For 
residential purposes, 1 residential development right in the sending area is equivalent to 1 
residential development right in the receiving area. For non-residential purposes, 1 residential 
development right in the sending area is equivalent to the right to construct 3,000 square feet of 
commercial space in the receiving area.  
 



 
 

 
Stafford County Comprehensive Plan Chapter 3: The Land Use Plan 

 3-26 

Public Infrastructure and Services 
The TGAs should include transportation, recreational, public safety, and educational amenities.  
For example, smaller yards and open spaces within the required dense developments makes the 
provision of parks and other recreational facilities essential for a healthy lifestyle for the 
residents.  Therefore the Comprehensive Plan provides for the creation of 575 acres of new 
public park space in or around the TGAs.  It also provides for the creation of an additional large 
recreational facility similar in size and amenities to Embrey Mill Park.  
 
The types of Parks developed will provide different uses, they may be active or passive in nature.  
It is not the intent of this Plan to require all of the 575 acres within the limits of the TGAs 
designated on the Land Use Map.  At the same time, the recommended Park land should be 
within reasonable proximity of the population within each TGA.  The following is a list of criteria  
for the suitable location of parks in relation to each TGA.  The types of parks are further 
described in the Development Control Policy Guidelines for Parks and Recreation Land 
Requirements.  
¶ Neighborhood Parks/Civic Uses ɀ should be located within the limits of the TGA, be 

within a 5 to 10 minute walk, or ¼ to ½ mile of the residents within the TGA, and include 
safe pedestrian and bicycle access. 

¶ Community Parks should be located within 2 miles of the TGA they are intended to serve. 
¶ District Parks shall be located within 15 to 20 minutes driving time of the TGA they are 

intended to serve. 
 
The requirement for educational facilities will also be driven by such dense development. 
Traditionally , such facilities are located within the residential areas of the communities.  The 
Comprehensive Plan identif ies future need for for the construction of three (3) new elementary 
schools, two (2) new middle schools, and one (1) new High School, which may include a Center 
for Technical Education.  It also provides for the upgrade to one (1) existing fire and rescue 
facility and construction of four (4) new fire and rescue facilities to meet the increased public 
safety demands of the planned TGAs as well as a new Stafford Parkway, the extension of Mine 
Road, and other road upgrades to mitigate the local transportation impacts.  These facilities 
should be sited within or in close proximity to the TGAs.   
 
The above infrastructure improvements are essential components of the more concentrated 
suburban and traditional neighborhood design recommended in the TGAs and would be 
required components for approval of rezoning changes within the planned TGAs.  Without the 
upgrades, approval should not be given for rezoning changes because the impact of the 
development would not be sufficiently mitigated.  The infrastructure needs of the TGAs, 
Suburban and Rural areas relate to Chapter 5 with the Public Facilities Plan and corresponding 
methodology to calculate anticipated infrastructure needs in Appendix B. 
 
Small Area Plans  
To establish the desired land use pattern in each TGA, Small Area Land Use Plans should be 
developed and adopted as part of the Comprehensive Plan.  A Small Area Plan was created for a 
portion of the Courthouse Area.  That Plan provides a finer level of detail, identif ying how the 
recommended land uses and density should be distributed throughout the Courthouse Area in 
an urban, traditional neighborhood design.  The Plan includes a recommended street network.  
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Site Design 
Use of buffering, screening and extensive building setbacks should be limited except when 
bordering the edge of a TGA.  Buildings should not exceed six stories in height.  Development in 
these areas should accommodate the need for affordable housing.  Both on-street and off-street 
parking will be anticipated.  In the most densely developed areas, structured parking should be 
encouraged.  Parking structures should be sited and include architectural features to 
complement surrounding buildings.  Development around primary transportation hubs should 
accommodate commuter parking while respecting the more urban form of development.  Future 
developments should include open common areas or public spaces for residents and/or 
employees to enjoy leisure time activities.  Streets and buildings should be designed to 
encourage physical and visual interaction at the street level.  Street lighting and sidewalks are 
essential elements to ensure vibrant communities.  These areas could also be designated as 
ÒÅÃÅÉÖÉÎÇ ÁÒÅÁÓ ÉÎ ÔÈÅ #ÏÕÎÔÙȭÓ ÔÒÁÎÓÆÅÒ ÏÆ ÄÅÖÅÌÏÐÍÅÎÔ ÒÉÇÈÔÓ ÐÒÏÇÒÁÍȢ 
 
Form-Based Codes 
Should an urban, traditional neighborhood design be desired in a given area, the use of Form-
based Code may be desired as Stafford County continues its evolution.  For the purposes of this 
20 year view, Form Based Code will be defined by the following: 
 

Form-based codes address the relationship between building facades and the public realm, 
the form and mass of buildings in relation to one another, and the scale and types of streets 
and blocks.  The regulations and standards in Form-based codes, presented in both 
diagrams and words, are keyed to a regulating plan that designates the appropriate form 
and scale (and therefore, character) of development rather than only distinctions in land-
use types.  This is in contrast to conventional zoning's focus on the micromanagement and 
segregation of land uses, and the control of development intensity through abstract and 
uncoordinated parameters (e.g., FAR, dwellings per acre, setbacks, parking ratios, traffic 
LOS) to the neglect of an integrated built form.  Not to be confused with design guidelines 
or general statements of policy, Form-based codes are regulatory, not advisory. 

 
Form-based codes are drafted to achieve a community vision based on time-tested forms of 
urbanism.  Ultimately, a Form-based code is a tool; the quality of development outcomes is 
dependent on the quality and objectives of the community plan that a code implements.  The 
County may and could use Form Based Codes to achieve the desired outcomes for RDAs and the 
TGAs that are proposed and or contained within this Comprehensive Plan. 
 
Phasing of TGAs 
Existing conditions vary among the TGAs, including proximity to developed areas and existing 
infrastructure and services.  Phasing of development in the TGAs is recommended to avoid 
leapfrogging of vacant land and to best optimize infrastructure investment.  Phasing is 
recommended based on near-term, mid-term, and long-term development needs.  The following 
time horizons are established for the phases.  Due to the uncertainty of future development 
trends, the time horizons overlap.        
 
Near-term: 2016 - 2026 
Mid-term: 2021 ɀ 2031 
Long-term: 2026 ɀ 2036 
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Due to size and existing condition considerations, multiple phases are recommended in several 
of the TGAs.  Although development, and associated infrastructure improvements, in TGAs are 
recommended to occur under this phasing plan, it does not preclude projects from occurring 
outside of the recommended phasing should it forward the goals of the Comprehensive Plan.   
 
             Development Phase 
Targeted Growth Area        Near-term       Mid -term     Long-term   
Courthouse  

(Undeveloped)     X 
(Redevelopment)      X    

Central Stafford Business Area 
(North of Ramoth Church Rd)     X 
(South of Ramoth Church Rd)   X      

Warrenton Road 
(Undeveloped)     X      
(Redevelopment)      X  X  

Leeland Station 
(South of CSX Rail Line)   X 
(North of CSX Rail Line)     X    

Brooke Station          X 
 
 
Near-term TGAs: 
 
1)  Courthouse (Undeveloped land).  The number one area where growth should be targeted 

given the planned improvements to Courthouse Road and interstate interchange 
reconstruction, close proximity to the interstate express lanes, and proximity to the 
hospital, and other public facilities.  The near-term potential for development of vacant 
property is greatest in this area as new development projects are being planned.  This 
area includes the developing Embrey Mill subdivision near the Interchange.  To the west 
along Courthouse Road are other active development projects.  The proximity to active 
development and proximity to public facilities makes the northern portion of this TGA 
the logical next step for growth extending south from the Garrisonville Road corridor. 

 
2)   Warrenton Road (Undeveloped Land).  Seen as an area where growth should be focused 

to support the businesses along the corridor.  The potential for near-term development 
on vacant parcels is high.  The development that has recently occurred in this corridor 
has followed the highway commercial development pattern. 

 
3)  Central Stafford Business Area (South of Ramoth Church Road).  This area includes land 

in close proximity to the airport, currently has limited utility infrastructure and is largely 
undeveloped.  It is a logical area to target future commercial growth given its proximity 
and access to the airport and interstate. 

 
4) Leeland Station (South of the CSX Rail Line).  This area includes the actively developing 

Leeland Station community.  It is envisioned that the active development of Leeland 
Station will continue until buildout of all the land to the south of the CSX rail line. 
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Mid-term TGAs: 
 
1) Courthouse (Redevelopment).  The area, primarily focused on the intersection of 

Courthouse Road with Jefferson Davis Highway, includes properties with older, 
underutilized, and some historic structures.  The assembling of parcels for 
redevelopment may take additional time.  Near-term development of vacant parcels may 
spur the redevelopment of underutilized property.  

 
2) Central Stafford Business Area (North of Ramoth Church Road).  This area currently  has 

limited utility infrastructure, lacks needed road infrastructure and public facilities.  It is a 
logical area to target future growth given the proximity to Interstate 95 and location 
along the planned extension of Mine Road, providing a north-south transportation link. 

 
3) Warrenton Road (Redevelopment).  The area consists of a mix of highway commercial 

and industrial uses that do not fit in with the long term vision of the Redevelopment Area 
plans.  Widespread redevelopment of the area will take significant time and effort to 
achieve.  It is suggested that the development phase will extend through the mid- and 
long-term time horizons. 

 
4) Leeland Station (North of CSX Rail Line).  This area has some limitations on near-term 

potential for larger new development given the site characteristics and constraints.  Its 
location on the fringe of the USA may limit its potential for mixed use development.  
There are several individually owned properties to the north of the CSX rail line and the 
Leeland Station development.  The assembly of these parcels for development may take 
additional time.  

 
Long-term TGAs:  
 
1) Warrenton Road (Redevelopment).  The area consists of a mix of highway commercial 

and industrial uses that do not fit in with the long term vision of the Redevelopment Area 
plans.  Widespread redevelopment of the area will take significant time and effort to 
achieve.  It is suggested that the development phase will extend through the mid- and 
long-term time horizons.  

 
2) Brooke Station.  This area is outside the Urban Services Area, does not have water or 

sewer, and has other road/infrastructure limitations.  Its strength is the presence of the 
Brooke Station VRE stop.  Despite the limitations and challenges, there may be long term 
potential to develop a small community in the vicinity of the VRE Station.   

 
Fiscal Balance 
The TGAs recommend a fiscally balanced amount of commercial and residential development.  
To mitigate any increased tax burdens on current residents, it is recommended that each TGA 
develop over time in a balanced and phased manner, with adequate commercial development to 
offset the demands on community facilities and infrastructure that residential development 
brings.  This can be accomplished by ensuring appropriate phasing of larger mixed use projects 
and tracking the amount and type of growth in each TGA on a regular basis. 
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Airport Impacts 
Two of the TGAs (Courthouse and Central Stafford Business Area) are in the vicinity of the flight 
patterns for to the Stafford Regional Airport and its aircraft operations.  An Airport Compatible 
Land Use Plan has been developed which recommends appropriate land uses and development 
standards in relation to different air traffic pattern areas.  To ensure the safety of people and 
property on the ground and aircraft flying overhead, and the long term viability of the Airport, 
any development proposals in these TGAs should be in conformance with the recommendations 
of the Airport Compatible Land Use Plan. 
 
Specific TGA Locations 
The following pages describe the five (5) designated TGAs. 
 
Redevelopment Areas  
Redevelopment Areas are selected areas within the Urban Service Area where the County 
desires to concentrate its efforts to change the existing development pattern.  These areas are 
typically underutilized or underdeveloped.  The primary focus is for economic revitalization 
through the development of mixed use projects.  Commercial activities will be given special 
attention while limited residential uses are encouraged to keep the areas vibrant during non-
working hours. Redevelopment Areas may be both suburban and/or urban in scale.  The use of 
form-based codes, as described in this chapter, may assist in achieving the desired form of 
development.  Four Redevelopment Areas have been designated, including Boswells Corner, 
Courthouse Area, Southern Gateway, and Falmouth.  A summary of the location, characteristics 
and vision for these areas are described below. 
 
On the Land Use Map, the Redevelopment Areas coincide with Targeted Growth Areas (TGAs), 
Suburban areas, Business and Industry areas, Park, and Commercial Corridors and Commercial 
Nodes.  The special area plans associated with these Redevelopment Areas include specific 
recommendations regarding the form of development.  In locations where the special area plans 
include more specific recommendations, those recommendations shall take precedence over the 
underlying land use designations, with the exception of TGAs.  In TGAs, the specific 
recommendations regarding density, use, and form of development shall take precedence over 
such recommendations in the Redevelopment Area special area plans. 
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Courthouse Planning Area  
 
Includes: 
¶ Targeted Growth Area 
¶ Economic Development Priority Focus Area ɀ Redevelopment Area 

 
Situated in a central location in the County, the Courthouse Planning Area consists of 
approximately 2,580 acres.  The area is located along Courthouse Road, and bisected by 
Interstate 95.  On the east side of the Interstate, the area incorporates the Historic Courthouse 
and extends south of the Stafford Hospital Center, along Jefferson Davis Highway.  The area 
extends west along Courthouse Road to Colonial Forge High School, incorporating land that 
includes portions of Austin Ridge and Embrey Mill to the north and south to Accokeek Creek.   
 

 
Figure 3.7.1-A: Courthouse Planning Area 

 
In total, the Planning Area is recommended to include 3,750 residential dwelling units, including 
1,500 multi-family, 750 townhouse, and 1,500 single-family units, and 5,000,000 square feet of 
commercial development. 
 


